
 
 
 
 

 
 

PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 
 

STAFF REPORT 
 
DATE: October 18, 2017 
  
TO: Hearing Officer 
  
SUBJECT: Conditional Use Permit #6560 
  
LOCATION: 39 Congress Street 
  
APPLICANT: Anthony J. Palazzola, Inc.   
  
ZONING DESIGNATION: IG-SP-2 (Industry General, South Fair Oaks Specific Plan 

Overlay) 
  
GENERAL PLAN 
DESIGNATION: 

Institutional 

  
CASE PLANNER: Jason Van Patten 
  
STAFF RECOMMENDATION:  Adopt the Environmental Determination and Specific 

Findings in Attachment A to approve Conditional Use Permit 
#6560 with the conditions in Attachment B and Addendum in 
Attachment C 

 

 
PROJECT PROPOSAL: 1) Conditional Use Permit: To establish a Medical Services-

Hospitals land use within a 2,650-square-foot portion of a 
34,605-square-foot, four-story medical office building that is 
currently under construction; 
 

2) Minor Conditional Use Permit: To reduce the parking 
requirement with a parking study; and 
 

3) Minor Change to Minor Conditional Use Permit #6376: To 
allow a 675-square-foot, fourth-floor addition (35,280 gross 
square feet proposed overall) to extend to a height of 55 feet, 
where the maximum permitted is 45 feet. Minor Conditional 
Use Permit #6376 included a Variance that allowed a 17,105-
square-foot, four-story addition at a height of 55 feet.  
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ENVIRONMENTAL  
DETERMINATION: 

An Initial Study and Mitigated Negative Declaration (IS/MND) 
were prepared for Minor Conditional Use Permit #6376 in 
compliance with the California Environmental Quality Act (CEQA). 
The IS/MND was adopted by a Hearing Officer on March 16, 
2016, along with MCUP #6376. Changes to the size and use of 
the previously approved project and adopted IS/MND have been 
proposed, thus requiring further environmental analysis. An 
Addendum to the IS/MND has been prepared analyzing the 
change of use and 675-square-foot addition, and to explain the 
Lead Agency’s (City of Pasadena) decision not to prepare a 
subsequent or supplemental CEQA documentation in compliance 
with Section 15164 (Addendum to an EIR or Negative 
Declaration) of the CEQA guidelines (Title 14, Chapter 3, Article 
11). The Addendum found that the project revisions will not result 
in any potentially significant impacts that were not already 
analyzed.  

  
BACKGROUND:   
  
Site characteristics: The subject property is located on the north side of Congress 

Street between Fairmount Avenue and South Fair Oaks Avenue. 
The 23,257-square-foot property is irregular in shape and 
generally flat in topography. The site is currently improved with an 
existing three-story, 17,500-square-foot, medical office building 
with 70 on-site parking spaces. A 17,105-square-foot addition is 
under construction, which when complete, will add a fourth floor to 
the building and result in 78 on-site parking spaces. Huntington 
Memorial Hospital and associated facilities surround the property.        

  
Adjacent Uses: North – Huntington Pavilion Medical Building Parking  

South – Huntington Memorial Hospital Parking 
East – Huntington Pavilion Medical Building 
West –  Huntington Memorial Hospital Campus 

  
Adjacent Zoning: North – IG-SP-2 (Industry General, South Fair Oaks Specific 

Plan Overlay) 
South – PS (Public and Semi-Public) / Huntington Memorial 

Hospital Masterplan 
East – IG-SP-2 (Industry General, South Fair Oaks Specific 

Plan Overlay) 
West – PS (Public and Semi-Public) / Huntington Memorial 

Hospital Masterplan 
  
Previous zoning cases 
on this property:   

Minor Conditional Use Permit #6376: To allow a 17,105-square-
foot, four-story addition to an existing three-story, 17,500-square-
foot medical office building. Also included a Minor Conditional Use 
Permit to reduce the required number of parking spaces with a 
parking study and a Variance to allow the addition to reach a 
height of 55 feet, where the maximum permitted was 45 feet. 
Approved March 16, 2016.    
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Tentative Parcel Map #15306: To consolidate two lots into one lot 
to facilitate the construction of a medical office building. Approved 
September 22, 1982. 
 
Variance #10065: Construction of a three-story, 17,500 square-
foot, medical office building.  Approved April 21, 1982. 

  
PROJECT DESCRIPTION: 
 
The applicant, Anthony J. Palazzola, Inc. has submitted a Conditional Use Permit application to 
establish a Medical Services – Hospitals land use within an existing medical office building that 
is currently being expanded. The proposed use would occupy a 2,650-square-foot, fourth-floor 
tenant space previously approved for a medical office use. The operation consists of five 
recuperative suites that would provide overnight accommodations for patients undergoing 
surgery at the Huntington Orthopedic Institute. The Huntington Orthopedic Institute is the owner 
and principal tenant of the building, specializing in the treatment of orthopedic injuries and 
diseases. Their surgery center is located at the third floor. Overnight accommodations would 
range between a few hours and 24 hours. Surgery patients would not be permitted to drive 
themselves to the site and visitation hours would end by 8 p.m. There would be no increase in 
the number of staff assigned to the building resulting from the change in use. A Conditional Use 
Permit application is required for a Medical Services – Hospitals land use within the South Fair 
Oaks Specific Plan.                      
 
Included with the proposal is a 675-square-foot addition to the fourth floor that would reach a 
height of 55 feet. The overall size of the fourth floor would be 6,045 square feet (5,370 originally 
approved under MCUP #6376). The additional area would provide the fourth floor with 
communal space, inclusive of a kitchen, dining room, and activity room. To address parking 
required of the new use (Medical Services – Hospitals) and the additional floor area, the 
applicant submitted a Minor Conditional Use Permit application to reduce the parking 
requirement. The Zoning Code allows a reduction through a parking demand study and 
approval of a Minor Conditional Use Permit. The applicant prepared a parking study to 
demonstrate the parking supply on-site could accommodate the demand without conflict.  
 
To address the height of the addition (55 feet where the maximum permitted is 45 feet), the 
applicant submitted a request for a minor change to previously approved Minor Conditional Use 
Permit #6376. MCUP #6736 included a Variance that authorized a 17,105-square-foot addition 
(under construction) to reach a height of 55 feet.   
 
MINOR CONDITIONAL USE PERMIT #6376 (APPROVED PROJECT):  
 
On March 16, 2016, the Hearing Officer approved Minor Conditional Use Permit #6376 to allow 
a four-story, 17,105-square-foot addition to an existing three-story, 17,500-square-foot medical 
office building (34,605 gross square feet total). The approval allowed Huntington Orthopedic 
Institute to relocate from its existing offices at 10 Congress Street and authorized additional floor 
area for outpatient medical office use (ambulatory surgery center, medical clinic, and medical 
offices). This authorization included a reduction in the number of required parking spaces (125 
required, 78 provided) and allowed the addition to extend to a height of 55 feet, exceeding the 
maximum allowed by 10 feet.   
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Table 1: Project Characteristics 
 

 EXISTING APPROVED MCUP #6376 

Land Use Medical Office Medical Office 

Gross Floor Area Total 17,105 sf 34,605 sf 

Parking Spaces On-Site 70 78 

Height 39’-8” (3-Story) 55’ (4-Story) 

 

An IS/MND was prepared to address construction‐level and operational impacts of the proposed 
improvements. The IS/MND was released February 25, 2016, and made available for public 
review and comment through March 15, 2016.  The IS/MND determined the project could have 
a potentially significant effect on the environment, however through mitigation measures, all 
impacts identified in the IS/MND were mitigated to below a level of significance. As a result, the 
Hearing Officer adopted the IS/MND along with the MCUP. The approved MCUP was subject to 
24 conditions and a mitigation monitoring and reporting program. The conditions generally 
addressed compliance with Zoning Code standards for development, construction staging and 
traffic management, and fees.  
 
On September 20, 2016, the City issued a building permit for the expansion. The expansion is 
currently under construction.   
 
ANALYSIS: 
 
Zoning and Land Use 
 
The subject property is located in the IG-SP-2 (Industry General, South Fair Oaks Specific Plan 
Overlay) zoning district and within the Fillmore Station transit-oriented development (TOD) area. 
Pursuant to Zoning Code Section 17.35.030.B.2 (SP-2 Allowable Land Uses and Permit 
Requirements – Conditional Use Permits), a Medical Services – Hospitals land use is allowed 
subject to approval of a Conditional Use Permit. By definition, this classification includes any 
facility providing medical, surgical, psychiatric, or emergency medical services to sick or injured 
persons, primarily on an inpatient basis. This use includes incidental facilities for outpatient 
treatment, as well as training, research, and administrative services for patients and employees. 
The proposed use would occupy space previously approved for a medical office and provide 
medical services and overnight accommodations to persons on an inpatient basis, consistent 
with the classification. The applicant indicates that a maximum of five beds would be available 
for overnight accommodations.  
 
Fourth Floor Addition (675 Square Feet) 
 
In conjunction with the new use, the applicant has proposed a separate 675-square-foot 
addition to the fourth floor. The additional floor area would be accessory to the principal medical 
office use of the building and is subject to development standards of the base Industry General 
(IG) zoning district, except as specified by the South Fair Oaks Specific Plan (SP-2).   
 
Floor Area Ratio 
 
The property is not subject to a maximum floor area ratio (FAR) standard. Although the IG 
district establishes a maximum FAR of 0.90, Zoning Code Section 17.35.040.A.1 (SP-2 General 
Development Standards – Residential and Nonresidential Projects – FAR) specifies the floor 
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area ratio requirement of the base district shall not apply. The proposed addition results in a 
total gross floor area of 35,280 square feet (34,605 previously approved under MCUP #6376). 
The proposed FAR is 1.51. Table 2 references the proposed floor area by use.   
 

Table 2: Gross Floor Area by Use  
 

USE GROSS FLOOR AREA 

Offices – Medical 32,630^ sf 

Medical Services – Hospitals 2,650 sf 

Total 35,280 sf 
^34,605 sf existing (MCUP #6376) + 675 sf addition – 2,650 sf conversion  

 

Setbacks  
 
The property is not subject to any setbacks. Pursuant to Zoning Code Section 17.35.040.B.1 
(SP-2 General Development Standards – Nonresidential Projects – Setbacks) no front and 
corner setback is required except for parcels fronting on Fillmore Street. The subject parcel 
fronts Congress Street with Fairmount Avenue to the west. In addition, side and rear setbacks 
are not required unless abutting an RS (Single-Family Residential) or RM (Multi-Family 
Residential) zoning district. The property does not abut either zoning district. The addition is 
proposed above the third floor and would not extend beyond that footprint.   
 
Height 
 
The maximum height limit is 45 feet, as established by the base IG zoning district, pursuant to 
Zoning Code Section 17.35.040.B.2 (SP-2 General Development Standards – Nonresidential 
Projects – Height Limit). The proposed addition would reach a height of 55 feet. Although the 
proposed building height exceeds the maximum, it is consistent with the Variance for height 
previously granted with Minor Conditional Use Permit #6376. As a result, the applicant has 
requested a minor change to the previous approval to allow the additional floor area to reach a 
height of 55 feet.  
 
Open Space 
 
Nonresidential developments are required to provide 300 square feet of open space, pursuant 
to Zoning Code Section 17.35.040.B.3 (SP-2 General Development Standards – Nonresidential 
Projects – Open Space Requirement). The open space area may be located anywhere on the 
site and may be arranged in a courtyard, small garden space, or other outdoor design. The site 
maintains a 375-square-foot landscaped outdoor courtyard at grade. The proposed addition 
would not affect the existing open space.   
 
Parking 
 
When ongoing construction is complete, the project site will provide 78 parking spaces through 
a combination of surface and subterranean parking. The Hearing Officer approved this count as 
part of Minor Conditional Use Permit #6376 in March 2016, based on the site consisting of 
34,605 square feet of medical office use. At the time of review, the project required 125 spaces. 
A parking demand study determined that the reduced count could accommodate the project.     
 
The current proposal introduces a new use, Medical Services – Hospitals (conversion of 2,650 
square feet of floor area from a medical office use), and 675 square feet of new floor area to the 
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site. Medical Services – Hospitals require three parking spaces per bed the facility is licensed to 
accommodate pursuant to Table 4-6, Zoning Code Section 17.46.040 (Number of Off-Street 
Parking Spaces Required). Medical Office uses require four parking spaces for every 1,000 
gross square feet. These requirements are reduced 10 percent (minimum) with an optional 
reduction up to 20 percent (maximum) based on the property’s location within the Fillmore 
Station TOD area. The change in use and addition to the building intensify the parking 
requirement a minimum of five spaces (14 - 9) as shown in Table 3.  
 

Table 3: Change from Existing 
 

USE SF/BED RATIO BASE TOD MIN TOD MAX 

Existing Credit 

Offices – Medical 2,650 4:1,000 11 9 10 

Proposed Conversion and Addition 

Medical Services – Hospitals 5 3:Bed 15 12 14 

Offices – Medical 675 4:1,000 3 2 3 

Required Range 14 17 

Change from Existing +5 +7 

SF = square feet; TOD MIN = 20% reduction; TOD MAX = 10% reduction 

 
The applicant is unable to accommodate additional parking on-site and submitted a Minor 
Conditional Use Permit application to reduce the parking requirement. The City allows 
reductions to parking requirements in TOD areas through a parking study and approval of a 
Minor Conditional Use Permit, pursuant to Zoning Code Section 17.50.340.D.1 (Transit-
Oriented Development – Parking Requirements – Nonresidential Development Projects – 
Further Reduction with Study).  
 
Conditional Use Permit: Medical Services – Hospitals   
 
The Hearing Officer may approve a Conditional Use Permit for a Medical Services – Hospitals 
use only after making six findings identified in the Zoning Code. The general purpose is to 
evaluate compliance with the Zoning Code and General Plan, whether the use would be 
detrimental or injurious to the neighborhood, and compatibility of the operation with existing and 
future uses.  
 
A Medical Services – Hospitals use is allowed at the subject property with the approval of a 
Conditional Use Permit, and is not prohibited within the applicable TOD area. The property is 
surrounded by the Huntington Memorial Hospital campus and is located within one-quarter mile 
of the Fillmore Gold Line Station. The provision of overnight accommodations would provide 
expanded medical opportunities and supportive services to the public in an area catering to 
medical businesses. In addition, the proximity to an existing network of public transportation 
provides greater transit opportunities for employees and patients. This encourages business 
retention and minimizes the need for patients to travel off-site. These circumstances are 
consistent with the goals of the applicable South Fair Oaks Specific Plan.  
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The proposed operation will provide recuperative services and overnight accommodations to a 
maximum of five patients at one time. According to the applicant all activities will occur inside 
the building with the duration of stay no longer than 24 hours. The use will be compatible with 
other uses in the vicinity that operate medical offices and/or provide medical services. The 
operation will have no impact on aesthetics, scale, or views. It is anticipated that staffing 
necessary to provide services and operational characteristics will not impact the availability of 
parking on-site. According to the applicant, surgery patients are not permitted to drive 
themselves to the site, and there would be no increase in the number of staff for the building, 
thereby limiting on-site demand.  
    
Based on the operational characteristics proposed, and recommended conditions of approval, it 
is anticipated that the proposed use would not be detrimental or injurious to property or 
improvements in the vicinity. It is anticipated that the proposed use would remain consistent with 
existing and future uses given the proximity to Huntington Memorial Hospital and associated 
facilities. Therefore, staff recommends approval of the Conditional Use Permit based on the 
findings in Attachment A, and subject to the conditions of approval in Attachment B. 
 
Minor Conditional Use Permit: Reduction to Parking Requirements 
 
The Hearing Officer may approve a Minor Conditional Use Permit for a reduction in parking 
through a parking demand study after making six findings identified in the Zoning Code. These 
findings are the same as those required of a Conditional Use Permit.  
 
The applicant provided a parking demand study prepared by DKS Associates (DKS), a 
transportation planning and engineering firm. The purpose of the study is to 1) demonstrate that 
actual parking demand would be less than the Zoning Code requirement; and 2) that the on-site 
supply can accommodate a project consisting of two uses (Offices – Medical, Medical Services 
– Hospitals) occupying a four-story, 35,280-square-foot building. In preparing the analysis, DKS 
calculated the parking requirement for the project site based on the proposed mix of uses, floor 
area, and current TOD reductions specified in the Zoning Code. The minimum parking 
requirement for the site is 117 spaces, where 78 are available, as shown in Table 4.  
 

Table 4: Parking Requirement for Site 
 

USE SF/BEDS RATIO BASE  TOD MIN  TOD MAX  

Offices – Medical  32,630^ 4:1,000 sf 131 105 118 

Medical Services – Hospitals 5 3:bed 15 12 14 

Required Range 117 132 

Provided 78 

^35,280 sf – 2,650 sf (Medical Services – Hospitals conversion); SF = square feet; TOD MIN = 20% reduction; TOD MAX = 10% 
reduction 

 
The analysis observed occupied and unoccupied parking spaces every half hour between  
8 a.m. and 5 p.m. on two weekdays (Wednesday, November 18, and Thursday, November 19, 
2016) prior to the start of the current construction. The counts occurred at 10 Congress Street 
and 39 Congress Street. The study evaluated two locations because the Huntington Orthopedic 
Institute would relocate from 10 Congress Street to 39 Congress Street at the end of 
construction. The purpose was to identify and then use the more conservative parking standard.     
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Peak parking demand at 39 Congress Street occurred at 10 a.m., November 19, 2016. DKS 
observed 35 occupied spaces. At the time of the count, the site was improved with a 17,500-
square-foot, medical office building. This resulted in a parking ratio of two spaces for every 
1,000 square feet ([35 x 1,000]) / 17,500). Peak parking demand at 10 Congress Street 
occurred at 9 a.m., November 19, 2016. DKS observed 81 occupied spaces. At the time of the 
count, the site was improved with a 61,840-square-foot medical office building. This resulted in 
a parking ratio of 1.34 spaces for every 1,000 square feet ([83 x 1,000]) / 61,840).  
 
Using the higher parking ratio (two spaces per 1,000) and staffing projections (35 max) for  
39 Congress (35,280 square feet housing two uses with overnight accommodations), DKS 
concluded that a surplus of 7 to 29 spaces are anticipated on-site and that there will be an 
adequate number of parking spaces available to meet the parking demand at the project site. 
This surplus would accommodate additional patients or visitors to the site. The applicant 
indicates that surgery patients cannot drive themselves to the site and that staffing levels would 
not change as a result of the new use and additional floor area. In addition, the applicant 
expects a high percentage of employees to use public transportation or walk to the site. These 
conditions would limit the number of people requiring on-site parking, minimizing any change to 
property or improvements in the area. To encourage transit usage and non-single-occupant 
vehicle use by patients, visitors, and employees, staff recommends that the applicant provide a 
list of methods for encouraging alternative transportation. These methods may include 
subsidized transit passes, carpool parking, van shuttles, free taxi service, and showers and 
changing areas for bicyclists. This recommendation is consistent with conditions previously 
approved as part of MCUP #6376.     
 
Based on operational characteristics, proximity to public transportation, and conclusions in the 
parking study, staff recommends approval of the Minor Conditional Use Permit. The 
recommendation is subject to findings in Attachment A, and conditions of approval in 
Attachment B. 
 

Minor Change to MCUP #6376: 55-Foot Height at Addition 
 
Pursuant to Zoning Code Section 17.64.050.B (Changes to an Approved Project – Minor 
Changes), the applicable review authority may approve minor changes to an approved project 
after making five findings identified in the Zoning Code. In addition, to finding that there are 
changed circumstances sufficient to justify the modification of the original approval, the findings 
address consistency with the Zoning Code, environmental review, original review, and size of 
any expansion.    
 
Minor Conditional Use Permit #6376 included a Variance that authorized a four-story medical 
office addition to extend to a height of 55 feet. During construction of the addition, the applicant 
determined that an area within the building for recuperative overnight accommodations (Medical 
Services – Hospitals use) was beneficial for their patients. According to the applicant, the 
recuperative suites would provide support services that may not always be available to the 
patient when returning home. In planning the layout of the building, the applicant located the 
recuperative suites at the fourth floor. The proposed 675-square-foot addition would 
accommodate communal space (kitchen, dining room, activity room) displaced by the 
recuperative suites. The addition would serve as an extension to the previously approved fourth 
floor that reaches a height of 55 feet.    
 
Staff believes the change is minor in nature. With the exception of the height, the addition will 
comply with applicable provisions of the Zoning Code. This includes, but is not limited to 

http://ww2.cityofpasadena.net/zoning/P-8.html#APPROVAL
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setbacks and floor area. Although a 55-foot tall building was reviewed as part of the original 
environmental review (IS/MND), the height of the building was not found to be a potentially 
significant impact. Further, building height was not a specific basis for conditions of approval 
required by Planning, Public Works, or the Department of Transportation. The additional area 
proposed represents two percent of the previously approved floor area (675 sf / 34,605 sf) and 
will not extend beyond the footprint of the third floor below. Therefore, staff recommends 
approval of the minor change to MCUP #6376 based on the findings in Attachment A, and 
subject to the conditions of approval in Attachment B. 
 
GENERAL PLAN AND SPECIFIC PLAN CONSISTENCY: 
 
General Plan Land Use Element and South Fair Oaks Specific Plan: 
 
The subject property is designated Institutional in the Land Use Element of the General Plan, is 
located within the South Fair Oaks Specific Plan, and within the Fillmore Station TOD area. The 
proposed addition is consistent with Policy 1.3 (Development Capacities). In 2015, the General 
Plan allocated 988,000 square feet of non-residential development within the South Fair Oaks 
Specific Plan.  As of the City’s most recent accounting, the Specific Plan retains an allocation 
that exceeds 900,000 square feet. The net increase of 675 square feet is within the current cap. 
There is additionally no maximum FAR established in the Land Use Element for the Institutional 
designation.  
 
The proposed Medical Services – Hospitals use is consistent with General Plan policies 2.11 
(Health Facilities), 19.7 (Reduced Demand for Parking), 37.2 (Medical Supporting Uses) and 
37.5 (Economic Vitality). Policy 2.11 aims to accommodate a wide range of healthcare and 
mental health facilities that are transit-accessible and pedestrian-friendly. Policy 19.7 
encourages businesses and residential development to incentivize walking, biking, and use of 
transit through practices such as subsidized Metro passes, exchanging parking for Metro 
passes, and other creative incentives. Policy 37.2 looks to capitalize on the Huntington 
Memorial Hospital through opportunities for new and expanded medical facilities, medically-
oriented businesses and increased housing so that hospital employees are able to live close to 
jobs. Policy 37.5 promotes a thriving business district by supporting the retention and 
enhancement of local businesses. The proposal would result in additional medical services that 
are located in a building that is accessible to public transportation. The provision of methods by 
the applicant to encourage use of alternative modes of transportation are consistent with Policy 
19.7. The proposed use would contribute additional medical services and facilities that benefit 
from the presence of the Huntington Memorial Hospital. In addition, the retention and 
enhancement of the Huntington Orthopedics Institute will continue to foster a thriving business 
area. Therefore, the proposed use is consistent with the adopted policies.      
 
ENVIRONMENTAL REVIEW: 
 
An IS/MND was previously prepared for Minor Conditional Use Permit #6376 in compliance with 
the California Environmental Quality Act (CEQA) and adopted by the Hearing Officer on March 
16, 2016, along with MCUP #6376. Since adoption of the IS/MND, changes to the size and use 
of the previously approved project have been proposed, thus requiring further environmental 
analysis. The proposed changes are addressed in the Addendum, Attachment C. The 
Addendum analyzes the change of use and 675-square-foot addition, in compliance with 
Section 15164 (Addendum to an EIR or Negative Declaration) of the CEQA guidelines (Title 14, 
Chapter 3, Article 11). The Addendum found that the new use and addition will not result in any 
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new potentially significant impacts that were not already analyzed that may otherwise require a 
subsequent or supplemental MND.   
REVIEW BY OTHER CITY DEPARTMENTS: 
 
The project was reviewed by the Building and Safety Division, Fire Department, Department of 
Transportation, Department of Public Works, and Design and Historic Preservation Section.  
The Design and Historic Preservation Section did not have any comments because the project 
is not subject to design review. The Department of Transportation indicated that a traffic study 
was not required, but would review the project through building permit plan check. The Building 
and Safety Division and Fire Departments indicated that the proposed occupancy must comply 
with the California Building Code and that review by the Office of Statewide Health and Planning 
(OSHPD) may be required. The Department of Public Works recommended conditions of 
approval, which are in Attachment B, Recommended Conditions of Approval.     
 
CONCLUSION: 
 
Staff believes the findings (Attachment A) to approve the requested Conditional Use Permit, 
Minor Conditional Use Permit, and minor change to MCUP #6376 can be made, subject to the 
recommended conditions of approval (Attachment B). Staff recommends that the Hearing 
Officer adopt the Addendum to the IS/MND as required by CEQA (Attachment C). In summary, 
staff recommends approval of the project and the land use applications as described in this 
report. 
 
ATTACHMENTS: 
 
Attachment A: Specific Findings for Approval 
Attachment B: Recommended Conditions of Approval 
Attachment C: Addendum to MCUP #6376 IS/MND 
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ATTACHMENT A 
SPECIFIC FINDINGS FOR MINOR CONDITIONAL USE PERMIT #6560 

 
Conditional Use Permit for Medical Services – Hospitals  
 
1. The proposed use is allowed with a Conditional Use Permit within the applicable zoning 

district and complies with all applicable provisions of this Zoning Code. The subject property 
is located in the IG-SP-2 (Industry General, South Fair Oaks Specific Plan Overlay) zoning 
district and within the Fillmore Station Transit-Oriented Development (TOD) area. Pursuant 
to Zoning Code Section 17.35.030.B.2 (SP-2 Allowable Land Uses and Permit 
Requirements – Conditional Use Permits), a Medical Services – Hospitals land use is 
allowed subject to approval of a Conditional Use Permit. The proposed use is not a 
prohibited use within the applicable TOD area. The proposed operation will comply with 
applicable provisions of the Zoning Code. 
 

2. The location of the proposed use complies with the special purposes of this Zoning Code 
and the purposes of the applicable zoning district.  The purpose of the SP-2 zoning district is 
to implement the goals of the South Fair Oaks Specific Plan. Specifically, the South Fair 
Oaks Specific Plan aims to create an attractive physical environment for businesses that 
commercialize emerging technologies, integrate land use and transportation programs with 
the light-rail station site and Fillmore Street, support the retention and enhancement of local 
businesses areas, and mitigate related traffic impacts in the Specific Plan area and in 
adjacent residential neighborhoods. The proposed use will be located within one-quarter 
mile of the Fillmore Gold Line Station within the Huntington Memorial Hospital campus. The 
proximity to an existing network of public transportation provides transit opportunities for 
employees and patients, thereby supporting the purpose of the district.  The ability to 
accommodate overnight accommodations provides expanded medical opportunities and 
supportive services to the public in area oriented to medical businesses. This encourages 
business retention and minimizes the need for patients to travel off-site.    
 

3. The proposed use is in conformance with the goals, policies, and objectives of the General 
Plan and the purpose and intent of any applicable specific plan.  The subject property is 
designated Institutional in the Land Use Element of the General Plan and located within the 
South Fair Oaks Specific Plan. The proposed Medical Services – Hospitals use is consistent 
with General Plan policies 37.2 (Medical Supporting Uses) and 37.5 (Economic Vitality). 
Policy 37.2 looks to capitalize on the Huntington Memorial Hospital through opportunities for 
new and expanded medical facilities, medically-oriented businesses and increased housing 
so that hospital employees are able to live close to jobs. Policy 37.5 promotes a thriving 
business district by supporting the retention and enhancement of local businesses. The 
proposed use will contribute additional medical services and facilities that benefit from the 
presence of the Huntington Memorial Hospital. In addition, the retention and enhancement 
of the Huntington Orthopedics Institute will continue to foster a thriving business area. 
Therefore, the proposed use is consistent with the adopted policies.      
 

4. The establishment, maintenance, or operation of the use would not, under the 
circumstances of the particular case, be detrimental to the health, safety, or general welfare 
of persons residing or working in the neighborhood of the proposed use. The proposed 
Medical Services – Hospitals use will be limited to a maximum of five beds, which will limit 
the number of patients at one time. The medical services will be compatible with existing 
business on-site and in the vicinity that provide medical services. It is anticipated that the 
operation will not impact traffic, parking, or be detrimental to the health, safety, or general 

http://ww2.cityofpasadena.net/zoning/P-8.html#USE
http://ww2.cityofpasadena.net/zoning/P-8.html#SITE
http://ww2.cityofpasadena.net/zoning/P-8.html#STREET
http://ww2.cityofpasadena.net/zoning/P-8.html#SPECIFICPLAN
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welfare of residences and businesses in the neighborhood. The facility will operate in 
accordance with the conditions of approval, City’s law, State law, and applicable ordinances 
that will ensure compatibility with surrounding uses. Several departments including Fire, 
Building and Safety, Transportation, and Public Works reviewed the proposed operation and 
had no concerns.   
 

5. The use, as described and conditionally approved, would not be detrimental or injurious to 
property and improvements in the neighborhood or to the general welfare of the City.  The 
proposed operation will provide medical services and overnight accommodations to a limited 
number of patients at one time. All activities will occur inside the building. Refuse would be 
disposed in the same or similar way that medical offices dispose of refuse. Any medical 
waste associated with the operation would be disposed appropriately in accordance with 
City and State law. Therefore, the use as described will not be detrimental to property and 
improvements in the neighborhood or to the general welfare of the City.    
 

6. The design, location, operating characteristics, and size of the proposed use would be 
compatible with the existing and future land uses in the vicinity, in terms of aesthetic values, 
character, scale, and view protection.  The proposed use will occupy a 2,650-square-foot 
area at the fourth floor of a four-story building that is currently under construction and will 
provide medical services primarily on an inpatient basis to a limited number of patients. The 
use will be compatible with other uses in the vicinity that operate medical offices and/or 
provide medical services. The operation will be contained entirely indoors, will have no 
impact on aesthetics, scale, or views, and would not result in notably increased adverse 
impacts on adjacent land uses.  
 

Minor Conditional Use Permit to Reduce Parking 
 
7. The proposed use is allowed with a Minor Conditional Use Permit within the applicable 

zoning district and complies with all applicable provisions of this Zoning Code. Zoning Code 
Section 17.50.340.D.1 (Transit-Oriented Development – Parking Requirements – 
Nonresidential Development Projects – Further Reduction with Study) allows reductions to 
parking requirements in TOD areas through a parking study and approval of a Minor 
Conditional Use Permit. The applicant provided a parking demand study prepared by DKS 
Associates (DKS), a transportation planning and engineering firm. DKS concluded that a 
surplus of 7 to 29 spaces are anticipated on-site and that there will be an adequate number 
of parking spaces available to meet the parking demand at the project site. The project will 
comply with other applicable provision of the Zoning Code including parking stall 
dimensions, vertical clearance, striping, aisle width, and access from the public street.      
 

8. The location of the proposed use complies with the special purposes of this Zoning Code 
and the purposes of the applicable zoning district. The proposed Medical Services – 
Hospitals use is located within one-quarter mile of the Fillmore Gold Line station in a 
designated transit-oriented development (TOD) area. The purpose of TOD areas is to 
encourage transit usage in conjunction with a safe and pleasant pedestrian-oriented 
environment. It also emphasizes an intensification of development and reduced reliance on 
motor vehicles. The location of the use in proximity to an existing network of public 
transportation provides transit opportunities for employees and patients. The provision of 
overnight accommodations would provide expanded medical opportunities and supportive 
services to the public in an area catering to medical businesses. This encourages business 
retention and minimizes the need for patients to travel off-site. These conditions generally 
result in less demand for parking. 

http://ww2.cityofpasadena.net/zoning/P-8.html#DEVELOPMENT
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9. The proposed use is in conformance with the goals, policies, and objectives of the General 
Plan and the purpose and intent of any applicable specific plan. The subject property is 
designated Institutional in the Land Use Element of the General Plan and located within the 
South Fair Oaks Specific Plan. The proposed reduction in parking requirements is 
consistent with General Plan Policy 19.7 (Reduced Demand for Parking). The proximity to 
an existing network of public transportation provides transit opportunities for employees and 
patients. In addition, the applicant expects a high percentage of employees to use public 
transportation or walk to the site. These conditions would limit the number of people 
requiring on-site parking, minimizing any detriment to property or improvements in the area. 
These opportunities in conjunction with the provision of methods by the applicant to 
encourage use of alternative modes of transportation will foster a reduced demand for 
parking, consistent with Policy 19.7.  

 
10. The establishment, maintenance, or operation of the use would not, under the 

circumstances of the particular case, be detrimental to the health, safety, or general welfare 
of persons residing or working in the neighborhood of the proposed use. A reduction in 
parking will not be a detriment due to the proximity to public transportation and operational 
characteristics of the site and surrounding sites. Surgery patients are not permitted to drive 
themselves to the site and there is no overnight visitation. The operator, Huntington 
Orthopedic Institute encourages employees and patients to use the existing network of 
public transportation, walk, or rideshare. Methods that encourage alternatives to driving 
include subsidized transit passes, carpool parking, van shuttles, free taxi service, and 
showers and changing areas for bicyclists. These conditions would limit the number of 
people requiring on-site parking, minimizing any detriment to property or improvements in 
the area. 
 

11. The use, as described and conditionally approved, would not be detrimental or injurious to 
property and improvements in the neighborhood or to the general welfare of the City. The 
applicant indicates that surgery patients are not allowed to drive themselves to the site and 
that staffing levels for the building would not change due to the Medical Services – Hospitals 
use. The applicant expects a high percentage of employees to use public transportation or 
walk to the site. In addition, the additional floor area and new use would have a negligible 
impact on transportation systems, traffic, or adequate parking capacity. The change would 
generate 28 net daily trips (2 net a.m. peak hour trips and 4 net p.m. peak hour trips), which 
represents a negligible change when spread across a single day.  These conditions limit the 
number of people requiring on-site parking, minimizing any change to property or 
improvements in the area. The number of beds will also limit the number of people staying 
overnight and/or requiring medical services. Therefore, it’s anticipated that the reduction to 
the parking requirement will not be detrimental or injurious.   
 

12. The design, location, operating characteristics, and size of the proposed use would be 
compatible with the existing and future land uses in the vicinity, in terms of aesthetic values, 
character, scale, and view protection. The project site is located in an urban/industrial area 
of the City that includes a range of land uses, building styles, and heights similar to the 
proposed project. Operationally, the proposed use will be compatible with existing and future 
uses that include medical services. In addition, the proposed operator will emphasize and 
make use of public transportation, similar to surrounding businesses, due to its proximity to 
the Fillmore Gold Line station. Emphasis on the use of public transportation will maintain the 
pedestrian-friendly character that contributes to the area.     
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Minor Change to MCUP #6376  
 

13. There are changed circumstances sufficient to justify the modification of the original 
approval. During construction of the addition, the applicant determined that an area within 
the building for recuperative overnight accommodations (Medical Services – Hospitals use) 
was beneficial for their patients. According to the applicant, the suites will provide support 
services that may not always be available to the patient when returning home. In planning 
the layout of the building, the applicant located the recuperative suites at the fourth floor. 
Therefore, the intent of the proposed 675-square-foot addition is to accommodate 
communal space (kitchen, dining room, activity room) displaced by the recuperative suites. 
The addition would serve as an extension to the previously approved fourth floor that 
reaches a height of 55 feet.    
 

14. The changes are consistent with all applicable provisions of this Zoning Code. Zoning Code 
Section 17.64.050 (Changes to an Approved Project) allows changes to an approved project 
or development based on findings. The original approval allowed development to reach a 
height of 55 feet. The proposed addition will match the approved building height and will 
comply with applicable provisions of the Zoning Code including floor area and setbacks. The 
Minor Conditional Use Permit application included with this request addresses the additional 
parking required of the proposed floor area, consistent with provisions in the Zoning Code.   
 

15. The changes do not involve a feature of the project that was specifically addressed in, or 
was a basis for findings in a Negative Declaration (ND), Mitigated Negative Declaration 
(MND), or Environmental Impact Report (EIR) for the project. Although a 55-foot tall building 
was reviewed as part of the original environmental review (IS/MND), the height of the 
building was not found to be a potentially significant impact. Further, building height was not 
a specific basis for conditions of approval required by Planning, Public Works, or the 
Department of Transportation. The Addendum prepared considers the changes to the size 
and height of the building and finds that the proposal will not result in any new potentially 
significant impacts that were not already analyzed that may otherwise require a subsequent 
or supplemental IS/MND.   
 

16. The changes do not involve a feature of the project that was specifically addressed in, or 
was a basis for conditions of approval for the project, or that was a specific consideration by 
the Hearing Officer in the approval of the entitlement. In approving the Variance to allow a 
building height of 55 feet, the Hearing Officer considered existing site conditions, property 
rights of the applicant, property loss or unnecessary hardship, surrounding improvements, 
policies, goals, standards established in the General Plan and Zoning Code, and CEQA. 
The additional fourth floor area at a height of 55 feet does not affect features of the original 
project that were specifically addressed or under consideration. The height of the addition 
would not alter views through or across the site, would not increase the building height 
beyond the approved maximum at the top of the fourth floor, and would not extend beyond 
the limits of the third floor below. The façade will be consistent in color and material with the 
remainder of the building and will not result in any change to light or glare.   

 
17. The changes do not expand the approved floor area by 10 percent or more over the life of 

the project. The additional area proposed represents approximately two percent of the 
previously approved floor area (675 sf / 34,605 sf = 1.95) and will not extend beyond the 
third floor footprint below.   

 
 

http://ww2.cityofpasadena.net/zoning/P-8.html#APPROVAL
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ATTACHMENT B 
CONDITIONS OF APPROVAL FOR CONDITIONAL USE PERMIT #6560 

 
The applicant or successor in interest shall meet the following conditions: 
 
General  
 
1. The site plan, floor plans, parking level plans, elevations, building sections, and landscape 

plans submitted for building permits shall substantially conform to those plans submitted and 
stamped “Received at Hearing, October 18, 2017”, except as modified herein.  
 

2. The right granted under this application must be enacted within 36 months from the effective 
date of approval.  It shall expire and become void, unless an extension of time is approved 
in compliance with Section 17.64.040.C (Time Limits and Extensions – Extension of Time) of 
the Zoning Code. 

 
3. This approval allows the following: 

 

 Conditional Use Permit to establish a Medical Services – Hospitals land use within a 
2,650-square-foot, fourth floor tenant space. Any expansion of use shall require a 
modification to this Conditional Use Permit or a new Conditional Use Permit; 
 

 Minor Conditional Use Permit too reduce the minimum number of required parking 
spaces from 117 to 78; and  
 

 Minor Change to Minor Conditional Use Permit #6376 to allow a 675-square-foot, fourth-
floor addition (6,045 square feet overall at fourth floor) at a height of 55 feet, where the 
maximum permitted is 45 feet. Any expansion in height or floor area shall require a 
modification to this Minor Conditional Use Permit or a new application.  

 
4. The Medical Services – Hospitals use shall consist of a maximum of five beds for overnight 

accommodations. Overnight accommodations are not permitted elsewhere in the building 
without a modification to this Conditional Use Permit or new Conditional Use Permit.     

 
5. The applicant or successor in interest shall meet the applicable code requirements of all City 

Departments.  
 

6. The project shall adhere to the City regulations governing hours of construction, noise levels 
generated by construction and mechanical equipment, and the allowed level of ambient 
noise as specified in Chapter 9.36 (Noise Restrictions) of the Pasadena Municipal Code. 
 

7. The final decision letter and conditions of approval shall be incorporated in the submitted 
building plans as part of the building plan check process. 

 
8. Compliance with all mitigation measures contained within the approved Mitigation & 

Monitoring Plan shall be reviewed and approved through construction and prior to the 
issuance of a Certificate of Occupancy. 

 
9. Pursuant to Chapter 17.78 (Enforcement) of the Zoning Code, the Zoning Administrator can 

call for a review of the approved conditions at a duly noticed public hearing before the 
Planning Commission if it can be reasonably shown that there are grounds for revocation or 
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modification of this Conditional Use Permit.  These conditions may be modified or new 
conditions may be added to reduce any impacts of the use.  The Planning Commission may 
revoke the Conditional Use Permit if sufficient cause is given. 
 

10. The proposed project, Activity Number PLN2017-00224 is subject to the Inspection Program 
by the City as well as the Mitigation Monitoring and Reporting program.  A Final Zoning 
Inspection is required for your project prior to the issuance of a Certificate of Occupancy or 
approval of the Final Building Inspection. Contact Planning Case Manager Jason Van 
Patten, Current Planning Section, at (626) 744-6760 to schedule an inspection appointment 
time.      

 
Planning Division 
 
11. All parking spaces, drive aisles, and ramps shall comply with the development standards 

outlined in the Parking and Loading Chapter of the City’s Zoning Code (Chapter 17.46).  
 
12. No grading permit shall be issued until the building permit for the project is ready to be 

issued.    
 
13. Any above-ground mechanical equipment shall be located at least five feet from all property 

lines and shall comply with the screening requirements of Section 17.40.150 (Screening) of 
the Zoning Code. 

 
14. Prior to the issuance of a Certificate of Occupancy, the applicant or successor in interest 

shall provide to the Zoning Administrator a list of all mandatory and optional methods for 
encouraging transit usage and non-single-occupant vehicle use by patients, visitors, and 
employees of the facility.  These methods can include subsidized transit passes, carpool 
parking, van shuttles, free taxi service, and showers and changing areas for bicyclists. 

 
15. A construction staging and traffic management plan shall be submitted to and approved by 

the Zoning Administrator, Department of Public Works, and Department of Transportation 
prior to issuance of any permits. The plan shall include information on the removal of 
demolished materials as well as the on-site storage of new construction materials.  A copy of 
the approved construction parking and staging plan shall be furnished to the Current 
Planning Division for inclusion into the case file on this project.  The plan shall be available 
for review by surrounding property owners. 

 
Department of Public Works 

 
16. Each building of the proposed development shall connect to the public sewer with one or 

more new six-inch diameter house sewers laid at a minimum slope of two percent.  In 
accordance with PMC Chapter 13.24.010, house sewer “means that part of the horizontal 
piping beginning 24 inches from the exterior wall of the building or structure and extending 
to its connection with the public sewer.”  The section of house sewers within the public right-
of-way - from the property line to the public sewer, or within easement, shall be vitrified clay 
or cast iron pipe.   The house sewer shall meet City Standards as determined by the 
Department of Public Works, and a permit issued by the Department of Public Works is 
required for work within the public right-of-way.  The construction of all new house sewers 
shall be completed prior to the issuance of Certificate of Occupancy. 
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17.  Prior to the start of construction or the issuance of any permits, the applicant shall submit a 
Construction Staging and Traffic Management Plan to the Department of Public Works for 
review and approval.  The template for the Construction Staging and Traffic Management 
Plan can be obtained from the Department of Public Works webpage at: 
http://www.ci.pasadena.ca.us/PublicWorks/Engineering_Division/. A deposit, based on the 
General Fee Schedule, is required for plan review and on-going monitoring during 
construction.  This plan shall show the impact of the various construction stages on the 
public right-of-way including all street occupations, lane closures, detours, staging areas, 
and routes of construction vehicles entering and exiting the construction site.  An occupancy 
permit shall be obtained from the department for the occupation of any traffic lane, parking 
lane, parkway, or any other public right-of-way.   All lane closures shall be done in 
accordance with the Manual of Uniform Traffic Control Devices (MUTCD) and California 
Supplement.  If the public right-of-way occupation requires a diagram that is not a part of the 
MUTCD or California Supplement, a separate traffic control plan must be submitted as part 
of the Construction Staging and Traffic Management Plan to the department for review and 
approval.  No construction staging, material storage, or trailer in the public right-of-way. 
 
In addition, prior to the start of construction or issuance of any permits, the applicant shall 
conduct a field meeting with an inspector from the Department of Public Works for review 
and approval of construction staging, parking, delivery and storage of materials, final sign-off 
procedure, and any of the specifics that will affect the public right-of-way.  An appointment 
can be arranged by calling 626-744-4195. 

 
18. In preparation for the New Year Rose Parade and Rose Bowl Game, the Department of 

Public Works will suspend all works within the public right-of-way during the holiday season 
in accordance to PMC 12.24.100 and City Policy. 
 
In general, all public streets, sidewalks and parkways shall be free and clear of excavations 
and other construction related activities during the period of November through January of 
the following year.  Specific dates will vary on an annual basis.  Accordingly, contractors will 
be required to shut down construction operations which would impede traffic and pedestrian 
movements during these periods unless otherwise authorized by the City Engineer.  Any 
existing excavations shall be backfilled, compacted and temporarily repaved before the 
beginning of the moratorium period. 

 
The Holiday Moratorium Map, showing the appropriate shutdown period, and corresponding 
areas in the City, is available at the Department of Public Works Permit Counter (window 
#6), 175 N. Garfield Avenue, Pasadena, CA 91109, or at the following link: 
http://cityofpasadena.net/PublicWorks/Engineering_Division 

 
19. All costs associated with these conditions shall be the applicant’s responsibility. Unless 

otherwise noted in this memo, all costs are based on the General Fee Schedule that is in 
effect at the time these conditions are met.  A processing fee will be charged against all 
deposits. 

 
20. In addition to the above conditions, the requirements of the following ordinances will apply to 

the proposed project: 
 

a) Sidewalk Ordinance - Chapter 12.04 of the Pasadena Municipal Code (PMC)  
In accordance with Section 12.04.035, entitled “Abandoned Driveways” of the PMC, the 
applicant shall close any unused drive approach with standard concrete curb, gutter and 

http://www.ci.pasadena.ca.us/PublicWorks/Engineering_Division/
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sidewalk.  In addition, the applicant shall repair any existing or newly damaged curb, 
gutter and sidewalk along the subject frontage prior to the issuance of a Certificate of 
Occupancy in accordance with Section 12.04.031, entitled “Inspection required for 
Permit Clearance” of the PMC. 
 

b) Sewer Facility Charge - Chapter 4.53 of the PMC  
The ordinance provides for the sewer facility charge to ensure that new development 
within the city limits pays its estimated cost for capacity upgrades to the city sewer 
system, and to ensure financial solvency as the city implements the operational and 
maintenance practices set forth in the city's master sewer plan generated by additional 
demand on the system.  Based on sewer deficiencies identified in the City’s Master 
Sewer Plan, the applicant may be subject to a Sewer Facility Charge to the City for the 
project’s fair share of the deficiencies.  The Sewer Facility Charge is based on the 
Taxes, Fees and Charges Schedule and will be calculated and collected at the time of 
Building Permit Issuance. 
 

c) City Trees and Tree Protection Ordinance - Chapter 8.52 of the PMC  
The ordinance provides for the protection of specific types of trees on private property as 
well as all trees on public property.  No street trees in the public right-of-way shall be 
removed without the support of the Urban Forestry Advisory Committee. 
 

d) Storm Management and Discharge Control Ordinance – Chapter 8.70 of the PMC 
This project is subject to the requirements of the City's Storm Water and Urban Runoff 
Control Regulation Ordinance which implements the requirements of the Regional Water 
Quality Control Board's Standard Urban Storm Water Mitigation Plan (SUSMP).  Prior to 
the issuance of any demolition, grading or construction permits for this project, the 
developer shall submit a detailed plan indicating the method of SUSMP compliance.  
Information on the SUSMP requirements can be obtained from the Permit Center’s 
webpage at http://cityofpasadena.net/PermitCenter/Plans_Submittal_Checklists/  
  

e) Construction and Demolition Waste Ordinance, Chapter 8.62 of the PMC 
The applicant shall submit the following plan and form which can be obtained from the 
Permit Center’s webpage at http://cityofpasadena.net/PublicWorks/ and the Recycling 
Coordinator, (626) 744-7175, for approval prior to the request for a permit: 
 
a. C & D Recycling & Waste Assessment Plan – Submit plan prior to issuance of 

the permit.  A list of Construction and Demolition Recyclers is included on the 
waste management application plan form and it can also be obtained from the 
Recycling Coordinator. 

 
b. Summary Report with documentation must be submitted prior to final inspection. 
 
A security performance deposit of three percent of the total valuation of the project or 
$30,000, whichever is less, is due prior to permit issuance.  For Demolition Only 
projects, the security deposit is $1 per square foot or $30,000, whichever is less. This 
deposit is fully refundable upon compliance with Chapter 8.62 of the PMC.  A non-
refundable Administrative Review fee is also due prior to permit issuance and the 
amount is based upon the type of project. 
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ATTACHMENT C 
ADDENDUM TO INITIAL STUDY / MITIGATED NEGATIVE DECLARATION (IS/MND) 

39 CONGRESS MEDICAL BUILDING EXPANSION 
 
 
1.0 INTRODUCTION 
 
This environmental document is an Addendum to the 39 Congress Medical Building Expansion 
Initial Study/Mitigated Negative Declaration (IS/MND), adopted in March 2016, by the City of 
Pasadena. Since adoption of the IS/MND, changes to the size and use of the previously 
approved project have been proposed, thus requiring further environmental analysis. The 
proposed changes are addressed in this Addendum, which has been prepared pursuant to the 
California Environmental Quality Act (CEQA).  
 
1.1 BACKGROUND 
 
The property referred to as 39 Congress Street was originally improved with a three-story, 
17,500-square foot medical office building in 1982. On March 16, 2016, a Hearing Officer for the 
City of Pasadena approved Minor Conditional Use Permit (MCUP) #6376 to allow a four-story, 
55-foot tall (top of parapet), 17,105-square-foot expansion to the existing three-story medical 
office building (for a proposed total of 34,605 gross square feet)1. The approved MCUP included 
a Variance that allowed the 55-foot building height (where the Zoning Code permitted 45 feet). 
The IS/MND was prepared to address construction‐level and operational impacts of the 
proposed improvements. The IS/MND was released February 25, 2016, and made available for 
public review and comment through March 15, 2016.  The IS/MND determined the project could 
have a potentially significant effect on the environment, however through mitigation measures, 
all impacts identified in the IS/MND were mitigated to below a level of significance.  
 
On September 20, 2016, the City issued a building permit for the expansion. The expansion is 
currently under construction.   
 
Subsequent to the start of construction, the owner of the property expressed a desire to refine 
the operation and use of the building. On May 4, 2017, a Conditional Use Permit (CUP) 
application was submitted to the City to convert a 2,650-square-foot portion of the proposed 
34,605-square-foot four-story medical office building to a Medical Services – Hospitals land use. 
The proposed use would include five recuperative suites that would allow overnight stays for 
surgery patients (i.e., in-patient facilities). The proposed facility would occupy a fourth-floor 
tenant space previously approved for a medical office use. The applicant’s CUP application also 
requests a 675-square-foot fourth floor addition (for a proposed total of 35,280 gross square 
feet) that would reach a height of 55 feet. The proposed height would match the height of the 
building approved pursuant to MCUP #6376. 
 
1.2 PURPOSE OF ADDENDUM TO THE IS/MND 
 
In accordance with CEQA, when a Lead Agency considers further discretionary approval on a 
previously approved project, the Lead Agency is required to consider if the previously 
certified/adopted CEQA document provides adequate basis for rendering a decision on the 
proposed discretionary action.  In summary, when making such a decision, the Lead Agency 

                                                           
1 Approved Project 
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must consider any changes to the project or its circumstances that have occurred and any new 
information that has become available since the project’s CEQA document was 
adopted/certified.   
 
In accordance with State CEQA Guidelines Section 15162(b), prior to approving further 
discretionary action and depending on the situation, the Lead Agency must either: (1) prepare a 
Subsequent EIR; (2) prepare a Supplemental EIR; (3) prepare a Subsequent Negative 
Declaration; (4) prepare an Addendum to the EIR or Negative Declaration; or (5) prepare no 
further documentation.  More specifically, State CEQA Guidelines Section 15162 states: 
 

(a) When an EIR has been certified or a negative declaration adopted for a project, 
no subsequent EIR shall be prepared for that project unless the lead agency 
determines, on the basis of substantial evidence in the light of the whole record, 
one or more of the following: 
 
(1) Substantial changes are proposed in the project which will require major 

revisions of the previous EIR or negative declaration due to the involvement 
of new significant environmental effects or a substantial increase in the 
severity of previously identified significant effects; 
 

(2) Substantial changes occur with respect to the circumstances under which the 
project is undertaken which will require major revisions of the previous EIR or 
Negative Declaration due to the involvement of new significant environmental 
effects or a substantial increase in the severity of previously identified 
significant effects; or 
 

(3) New information of substantial importance, which was not known and could 
not have been known with the exercise of reasonable diligence at the time 
the previous EIR was certified as complete or the Negative Declaration was 
adopted, shows any of the following: 

 
(A) The project will have one or more significant effects not discussed in the 

previous EIR or negative declaration; 
 

(B) Significant effects previously examined will be substantially more severe 
than shown in the previous EIR; 
 

(C) Mitigation measures or alternatives previously found not to be feasible 
would in fact be feasible, and would substantially reduce one or more 
significant effects of the project, but the project proponents decline to 
adopt the mitigation measure or alternative; or 
 

(D) Mitigation measures or alternatives which are considerably different from 
those analyzed in the previous EIR would substantially reduce one or 
more significant effects on the environment, but the project proponents 
decline to adopt the mitigation measure or alternative. 

 
Per Section 15164 of the CEQA Guidelines “an Addendum to an adopted negative declaration 
may be prepared if only minor technical changes or additions are necessary or none of the 
conditions described in Section 15162 calling for the preparation of a subsequent EIR or 
negative declaration have occurred.”  
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The decision making body shall consider the Addendum prior to making a decision on the 
project (State CEQA Guidelines Section 15164[d]). The Addendum shall include a brief 
explanation of the decision to not prepare a subsequent Environmental Impact Report pursuant 
to Section 15162 (State CEQA Guidelines Section 15164[e]). 
 
Based upon the information provided in Section 3.0 of this document, the changes to the 
Approved Project will not result in new significant impacts or substantially increase the severity 
of impacts previously identified in the IS/MND. Further, there are no previously infeasible 
alternatives that are now feasible. None of the other factors set forth in Section 15162(a)(3) are 
present. Therefore, an Addendum is appropriate, and this Addendum has been prepared to 
address the environmental effects of the proposed changes to the project. 
 
This Addendum addresses the environmental effects associated only with changes to the 
approved project that have been proposed since adoption of the IS/MND. The conclusions of 
the analysis in this Addendum remain consistent with those made in the IS/MND. No new 
significant impacts will result, and no substantial increase in severity of impacts will result from 
those previously identified in the IS/MND. 
 
2.0 PROPOSED CHANGES SINCE IS/MND ADOPTION 

 
The proposed project introduces a new land use (Medical Services – Hospitals) and 675 square 
feet of additional floor area to the fourth floor. Whereas the original project consisted entirely of 
medical office use including an outpatient surgery center (34,605 square feet), the applicant 
now desires to convert a 2,650-square-foot portion of the fourth-floor to a new use. The 
proposed operation consists of five recuperative suites that would provide overnight 
accommodations for patients undergoing surgery. Overnight accommodations would range 
between a few hours and 24 hours. Surgery patients would not be permitted to drive themselves 
to the site and visitation hours would end by 8 p.m. There would be no increase in the number 
of staff assigned to the building resulting from the change in use. A CUP application is required 
for the use. The proposed addition would increase the previously approved fourth floor area 
from 5,370 square feet to 6,045 square feet. The additional floor area is intended for communal 
space, inclusive of a kitchen, dining room, and activity room that would serve the fourth floor. 
These changes modify the adopted IS/MND, Description of the Project (Section I, #8, pg. 2-3), 
and add a discretionary application to the necessary Permits and Approvals (Section I, #8, pg. 
3) referenced in the IS/MND, and as underlined below. The improvements referenced in Figure 
4 (Proposed Exterior Elevations), and Figure 5e (Proposed Fourth Floor Overall Plan) of the 
IS/MND are also changed. These changes do not affect the size, use, or location of the 
basement, first, second, or third floors, and do not change the number of parking spaces 
provided on-site.  The changes to the project description portion of the adopted IS/MND are as 
follows:    
 

Section I – Project Information (#8) 
 

Proposed Use 
 
The proposed addition would house Huntington Orthopedics, allowing the institute to 
relocate from its existing offices at 10 Congress Street, southeast of the project site 
across Congress Street. The institute’s offices for consults, medical billing, and 
administration would be relocated. In addition to relocating these existing operations, 
the proposed addition would expand the institute’s capabilities by providing an 
outpatient surgery center (currently, surgeries are performed at the adjacent 
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Huntington Memorial Hospital) for outpatient and inpatient procedures, with five 
recuperative suites that would allow overnight accommodations for patients 
undergoing surgery. 
 
Physical Characteristics of the Project 
 
The proposed project is a 17,105 17,780-square-foot addition to the 39 Congress 
Medical Building, which would expand the building to a total of 34,605 35,280 square 
feet. Figures 3 and 4, 4.1 and 4.2 present the proposed site plan and exterior 
elevations, respectively. As shown in these figures, the addition would be located to 
the north (rear) of the existing building and would include four aboveground levels 
with a maximum height of 59 feet 9 inches to the top of appurtenances (e.g., 
stairwell) and a parapet height of 55 feet. The project proposes 14 new parking 
spaces and the removal of 6 existing spaces for a net increase of 8 spaces. 
 
Primary components associated with the various levels of the project are described 
below and depicted on the proposed floor plans (see Figures 5a through 5e, 5b, 5c, 
5d, and 5e.1). 
 

 Basement Level (Parking). This subterranean parking level would provide 13 new 
parking stalls, resulting in a total of 39 basement-level parking stalls for the 
building. In addition, this parking level would include two stairwells, a storage 
room, and a generator enclosure. Vehicular access would be provided from the 
building’s existing subterranean parking level to the south. 
 

 First Level (Parking). The first level is proposed as tuck-under parking, with 13 
parking stalls. This level would also include a landscape bed, a new elevator and 
lobby, a stairwell, a loading zone, equipment enclosures, and a trash enclosure. 
Vehicular access would be provided from the building’s existing at-grade parking 
level to the south. With the proposed addition, the building would have a total of 
39 parking stalls on the first level. 

 

 Second Level (Medical Office). The second level is proposed for medical office 
use and is currently intended for physical therapy and imaging uses.  

 

 Third Level (Medical Office). The third level is proposed as a surgical center, with 
surgery rooms, pre- and post-op spaces, a nurses station, reception and waiting 
areas, restrooms, labs, storage rooms, a kitchen and lounge area, and an office 
area. 

 

 Fourth Level (Medical Office). The fourth level is proposed for medical office use 
and five recuperative suites that would allow overnight accommodations for 
patients undergoing surgery (Medical Services – Hospitals). In addition 
communal space, inclusive of a kitchen, a dining room, and an activity room 
would be located on the fourth level.   

 
Permits and Approvals 
 
The proposed project requests the following entitlements from the City of Pasadena: 
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1. Minor Conditional Use Permit (MCUP) for a commercial or industrial 
development project located within one-quarter mile of a light-rail station platform 
with over 15,000 square feet of gross floor area 
 

2. Minor Conditional Use Permit (MCUP) to reduce the number of parking spaces, 
with a parking study, below the standards set by the Transit-Oriented 
Development section (Section 17.50.340) of the Zoning Code 

 
3. Variance to allow a height of 55 feet, where the maximum permitted is 45 feet, 

for the new building 
 

4. Conditional Use Permit (CUP) to establish a Medical Services – Hospitals land 
use within a 2,650-square-foot portion of the building 

 
3.0 ENVIRONMENTAL FACTORS 
 
The IS/MND evaluated potential environmental effects on aesthetics, agricultural resources, air 
quality, biological resources, cultural resources (including tribal cultural resources), energy, 
geology and soils, greenhouse gas emissions, hazards and hazardous materials, hydrology and 
water quality, land use and planning, mineral resources, noise, population and housing, public 
services, recreation, transportation/traffic, utilities and service systems, and mandatory findings 
of significance. The IS/MND found that the approved project would have a less than significant 
impact or no impact on all environmental factors except cultural resources. However, all impacts 
have been mitigated to below a level of significance through implementation of mitigation 
measures.   
 
As described in Section 2.0, changes to the project are proposed that differ from the project 
previously evaluated in the adopted IS/MND. As a result, an expanded analysis that considers 
the proposed changes to the project is provided in this Addendum. The environmental analysis 
provided in the IS/MND remains current and applicable to the proposed project in areas 
unaffected by the changes for the environmental topics, as listed below. Topic areas including 
agricultural resources, biological resources, cultural resources, geology and soils, and mineral 
resources are generally concerned with at-grade conditions that may be affected by the 
construction of a project. These environmental factors are not discussed below because they 
are not affected by the changes to the project that will occur at the fourth floor. The mitigation 
measures contained in the IS/MND that apply to cultural resources remain in place.   
 
Aesthetics: The IS/MND found the project would produce less than significant or no impacts 
related to all aesthetic topics. The increase in fourth floor area from 5,370 square feet to 6,045 
square feet would not change the level of impact. The addition would not alter views through or 
across the site, would not increase the building height beyond the approved maximum at the top 
of the fourth floor, and would not extend beyond the limits of the third floor below. The façade 
would be consistent in color and material with the remainder of the building and would not result 
in any change to light or glare. In addition, the new use would be contained entirely indoors 
limiting any change to aesthetics. Therefore, no increase to the level of impacts identified in the 
IS/MND would occur.            
 
Air Quality: The IS/MND found the project would produce less than significant or no impacts on 
air quality. The increase in the fourth floor area and new use would not change the level of 
impact because there would be no change to the grading, excavation, or fill of the site. 
Construction and operational conditions would remain largely the same because the increase in 
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the fourth floor area is minimal (less than two percent). It’s anticipated that the construction 
equipment mix and works hours would not change and that the daily construction and 
operational emissions would remain substantially the same. The modifications to the 
construction plan would not change the intensity of construction activities. Further, the changes 
would not affect site preparation, demolition, or the exporting of materials. The use of a portion 
of the fourth floor for recuperative overnight accommodations is not expected to result in any 
additional objectionable odors. All refuse would be disposed in the same or similar way that 
medical offices dispose of refuse and in accordance with applicable City and State law.  
Therefore no potential increase to the level of impacts identified in the IS/MND would occur.            
 
Energy: The IS/MND found the project would produce less than significant or no impacts 
related to energy. The increase in fourth floor area is required to comply with the California 
Green Building Code, the City’s Building Code, and the California Energy Code. There would be 
a negligible increase in energy and water consumption as a result of the additional floor area 
and new use. Therefore no potential increase to the level of impacts identified in the IS/MND 
would occur.            
 
Greenhouse Gas Emissions: The IS/MND found the project would produce less than 
significant impacts related to greenhouse gas (GHG) emissions. Short term GHG emissions are 
associated with construction activities, consisting primarily of emissions from equipment 
exhaust. Longer term GHG emissions are associated with operational activities that may result 
from traffic increases (mobile sources) as well as indirect emissions, through electricity 
consumption, water use, and solid waste generation. The increase in floor area and new use 
result in a negligible change to construction activity, electricity consumption, water use, and 
solid waste generation. The change would generate 28 net daily trips (2 net a.m. peak hour trips 
and 4 net p.m. peak hour trips), which represents a negligible change in GHG emissions.  In 
addition, the recuperative suites would be limited to a maximum capacity of five patients at any 
one time, and would not result in additional staffing for the building, which may contribute to 
additional trips to the site. Therefore no potential increase to the level of impacts identified in the 
IS/MND would not occur.            
 
Hazards and Hazardous Materials: The IS/MND found the project would produce less than 
significant or no impacts related to hazards and hazardous materials. The proposed changes 
would not change general construction activities, short term or long term. In the short term, 
standard construction practices would continue to occur. The construction phasing is not 
expected to require additional construction equipment or increased use of such equipment that 
might otherwise increase hazards. In the long term, all medical refuse or materials would be 
disposed in the same or similar way that medical offices dispose of refuse and in accordance 
with applicable City and State law. Therefore no potential increase to the level of impacts 
identified in the IS/MND would occur.               
 
Hydrology and Water Quality: The IS/MND found the project would produce less than 
significant or no impacts on hydrology and water quality. The increase in floor area and new use 
would rely on the existing water supply system provided by Pasadena Water and Power. There 
would be no interference with or direct withdrawal of any groundwater supply. Further, the 
changes would not alter drainage patterns because the improvements are proposed at the 
fourth floor of the building. Compliance with all applicable water quality regulations during and 
following construction activities are required consistent with the approved project. Therefore no 
potential increase to the level of impacts identified in the IS/MND would occur.            
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Land Use and Planning: The IS/MND found the project would produce less than significant or 
no environmental impacts related to land use and planning. The change in use within a portion 
of the project would not result in notably increased adverse impacts on adjacent land uses, as 
the overall proximity and intensity of construction activities would not be substantially different 
than under the approved project. The proposed use is classified as Medical Services – 
Hospitals in the City of Pasadena Zoning Code and is allowed in the South Fair Oaks Specific 
Plan IG-SP-2 zoning district with a Conditional Use Permit. The goals of the Specific Plan 
include: create an attractive physical environment for businesses which commercialize 
emerging technology, particularly related to biomedical; integrate land use and transportation 
programs with the light rail station site at Fillmore Street; support the retention and 
enhancement of local business; and mitigate related traffic impacts in the Specific Plan area and 
in adjacent residential neighborhoods. The provision of overnight accommodations would 
provide expanded medical opportunities and supportive services to the public in an area 
catering to medical businesses. This encourages business retention and minimizes the need for 
patients to travel off-site. These circumstances are consistent with the goals of the applicable 
South Fair Oaks Specific Plan. There would be no conflict with applicable land use plans, 
policies, or regulations. Therefore no potential increase to the level of impacts identified in the 
IS/MND would occur.            
 
Noise: The IS/MND found the project would produce less than significant or no impacts related 
to noise. The project changes would have a negligible change on noise generated in the short 
term from construction activities and in the long term from on-site operations and vehicles 
accessing the site. Exterior construction noises would remain within the allowable ranges 
because the same types of equipment would be used to construct the additional fourth floor 
area. Over the long term, local traffic generated by the additional floor area and use would be 
negligible. A minimum increase in daily trips may occur but would not result in a perceptible 
increase in traffic noise levels. The new use would provide overnight accommodations to a 
limited number of patients while conducting all activities indoors, which limits any increase in 
ambient noise. Therefore, no potential increase to the level of impacts identified in the IS/MND 
would occur.            
 
Population and Housing: The IS/MND found the project would produce less than significant or 
no environmental impacts related to population and housing. The additional floor area and new 
use would not induce substantial population growth. The additional infill of the site does not 
displace housing or people because there were none on-site originally.  Therefore, no potential 
increase to the level of impacts identified in the IS/MND would occur.            
 
Public Services: The IS/MND found the project would produce less than significant or no 
environmental impacts related to public services. The additional floor area and new use would 
have a negligible impact on local services. The additional floor area is required to incorporate 
safety and security features including fire sprinklers and alarm systems. There would be no 
change to emergency vehicle access. These changes would have no impact on library, park, 
and school facilities or alter police protection because they would not measurably increase the 
population.  Therefore no potential increase to the level of impacts identified in the IS/MND 
would occur.            
 
Recreation: The IS/MND found the project would produce less than significant or no 
environmental impacts related to recreation. The additional floor area and new use would have 
no measurable impact on the population that might otherwise impact recreational facilities. The 
IS/MND indicated the Approved Project would not lead to a substantial physical deterioration of 
any recreational facilities and would have no related significant impacts. The minor change in 
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floor are and use of the building does not alter this conclusion.  Therefore no potential increase 
to the level of impacts identified in the IS/MND would occur.            
 
Transportation/Traffic: The IS/MND found the project would produce less than significant or 
no impacts related to transportation and traffic. The additional floor area and new use would 
have a negligible impact on transportation systems, traffic, or adequate parking capacity. The 
floor area of the project with the change remains below the threshold of community-wide 
significance (50,000 square feet or more of nonresidential use), which would otherwise require 
project level analysis of transportation impacts pursuant to CEQA. Projects below the level of 
community-wide significance are determined to have less than significant impacts. In addition, 
site circulation, parking areas, and ingress and egress points are not proposed to be changed. 
Parking capacity for the site was reevaluated by DKS through a parking study that accounted for 
the new use and additional floor area. DKS concluded that a minimum surplus of seven spaces 
are anticipated on-site and that there will be an adequate number of parking spaces available to 
meet the parking demand at the project site. Therefore no potential increase to the level of 
impacts identified in the IS/MND are expected.            
 
Utilities and Service Systems: The IS/MND found the project would produce less than 
significant or no environmental impacts related to utilities and service systems. The additional 
floor area and new use would have a negligible impact on the amount of water consumed and 
the amount of wastewater or solid waste generated by the site. The nominal change in water 
demand would be met with existing supplies available to the Pasadena Department of Water 
and Power; no new or additional water supplies or water supply entitlements would be required.  
Likewise, all wastewater generated would divert through the existing sewer system and would 
be treated by existing facilities maintained by the Sanitation Districts of Los Angeles County.  
There is also adequate landfill capacity in existing local and regional landfills to dispose of solid 
waste generated by the project, including the proposed addition. The changes would not require 
or result in the construction or expansion of any public utilities beyond those required for the 
Approved Project. Therefore no potential increase to the level of impacts identified in the 
IS/MND would occur.            
 
Mandatory Findings of Significance: The potential impacts of the changes in regard to 
biological resources, cultural resources, cumulative impacts, and direct and indirect effects on 
human beings would be negligible when compared to the Approved Project. No new significant 
impacts are created by the changes and the proposed changes would not result in a mandatory 
finding of significance.   
 
4.0 DETERMINATION 
 
On the basis of the evaluation contained in this document, there are no substantial changes to 
the project, no substantial changes in the circumstances under which the project is being 
undertaken, and no new information of substantial importance that was not known to the Lead 
Agency at the time the IS/MND was adopted that trigger any of the conditions identified in Public 
Resources Code Section 21166 or State CEQA Guidelines Section 15162 that would require a 
subsequent or supplemental MND or EIR.  Therefore, pursuant to Sections 15162 and 15164 of 
the State CEQA Guidelines, this Addendum has been prepared to document the changes and 
additions to the adopted MND for the project and to explain the Lead Agency’s decision not to 
prepare a subsequent or supplemental CEQA documentation.  
 
   _______________ 
Jason Van Patten, Associate Planner   Date 



 

Figure 4.1: Revised Exterior Elevations 
 

 
 



 

 

Figure 4.2: Revised Exterior Elevations 
 

 



 

 

Figure 5e.1: Revised Fourth Floor Overall Plan 
 

 


